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Information on Fairfield Housing Market
INTRODUCTION

This information on Fairfield Housing Market examines the affordability, adequacy and appropriateness of housing to meet the needs of the local community, with a particular focus on low and moderate income earners who may be in housing need.  The term ‘affordable housing’ applies to housing that is appropriate to the needs of a household and within their means to pay for it. 

Data for this housing market analysis has been drawn from the Australian Bureau of Statistics 2006 and 2001 Census, Centrelink, Rental Bond Board data, Valuer General’s data, the Housing NSW’s asset database and data from the 1998 Inner Sydney Boarding House report. For analysis purposes, Housing NSW’s Housing Market Strategy groups Fairfield LGA as part of the Fairfield/Liverpool Sydney market together with Liverpool. These market groups have been identified largely on the basis of shared geographical, demographic, and socio-economic characteristics. 

Attached to this analysis are a number of explanatory notes and fact sheets that elaborate on the information included in the housing market analysis.  The explanatory notes discuss housing stress, adequacy and appropriateness of affordable housing stock, housing diversity as well as what can be done about these issues, broader housing market trends, plus where to look for more information.  The fact sheets included here provide information on boarding house accommodation and residents, caravan park accommodation and residents, the housing needs of older people, homelessness and indigenous housing, with some ideas on what can be done about these issues at a local level.

HOUSING MARKET

A Glance at the Market

At the 2006 Census, Fairfield had a population of 179,893 (down by 1.1% from 181,936 in 2001) Fairfield had a total of 56,130 occupied dwellings at the 2006 Census (up by 1.8% from 55,125 in 2001), giving an average occupancy rate of 3.20 persons per dwelling (down marginally from 3.30 in 2001).  This occupancy rate is well above the average for the GMR of 2.69 persons per household and is marginally higher than neighbouring Liverpool (3.18). Outer ring LGA’s tend to have a higher occupancy rate (eg. Blacktown 3.05 persons per dwelling, Baulkham Hills 3.12 and Penrith 2.92) than middle (for example Holroyd 2.77 and Hurstville 2.71) and inner ring LGA’s (eg. Marrickville 2.33 and Leichhardt 2.22 persons per dwelling). 
Indigenous Population
Fairfield has an Indigenous population of 1,113 (down by 0.4% from 1,118 in 2001) representing 0.6% of the total population (compared with 1.2% in the Greater Metropolitan Region and 4.7% in the Rest of NSW).  The decline in the indigenous population in Fairfield is in contrast with the picture in New South Wales and Australia.  Across Australia the indigenous population is growing at three times the national average.  Between 2001 and 2006 nationally the indigenous population grew by 11%
.  

Private Rental Market

General

The private rental market represents 18.7% of all occupied private dwellings in Fairfield (up very marginally from 18.6% in 2001) compared to 21.9% for the GMR and 17.3% for the Rest of NSW. The proportion of private rental stock in Fairfield is a little higher than it’s neighbouring LGA of Liverpool (17.5%).  Within the Greater Metropolitan Region, inner ring local government areas in Sydney tend to have the highest proportion of private rental accommodation (for example Marrickville 34.7% and Randwick 32.6%), followed by middle ring LGA’s (for example Parramatta 25.9% and Rockdale 25.4%), with outer ring LGA’s tending to have the lowest proportion of private rental stock (for example, Penrith 19.6%, Blacktown 18.3% and Blue Mountains 16.1%).  
People in Housing Stress

Using Centrelink data the Department has calculated what proportion of people on low incomes in the private rental market and in receipt of Commonwealth Rent Assistance are paying more than 30% of their income as an indicator of housing stress. Fairfield has a significant number of residents in receipt of Commonwealth Rent Assistance and in housing stress. In fact there are only two local government areas in NSW with more CRA recipients in housing stress – Sydney and Newcastle.  Of all those receiving Commonwealth Rent Assistance (CRA) in Fairfield, 37% are in housing stress.  Single person households form by far the largest number of households in housing stress in Fairfield, comprising 50% of all households, followed by single parents making up 19% and couples without children with 17%.  This is impacting on older renters as well, (with 14% in receipt of the Aged Pension) at a time when it is important for them to remain close to social and support networks, as well as a range of services. This data indicates that the private rental market in Fairfield is not catering adequately for the needs of smaller lower income households in the private rental market. 

From the 2006 Census, 56% of all low
 and moderate
 income households renting in the private rental market in Fairfield are in housing stress.  This is an increase of over 550 households from the 2001 Census and is exactly on the Sydney average of 56% of low and moderate income earners in housing stress.  There are only seven local government areas in NSW with more low and moderate income earners renting and in housing stress (Randwick, Canterbury, Blacktown, Gosford, Wyong, Newcastle and Wollongong).  The number and proportion of low and moderate income renters in housing stress is likely to have increased since the 2006 Census with the sharp tightening of vacancy rates and increases in rents.

 More information about housing stress is included in the attached explanatory notes.

Caravan Parks
According to ABS data from the 2001 Census, there were 123 people living permanently in caravan park accommodation in Fairfield.  Of these 63% of residents own their home/van and rent the site and the remaining 37% of residents rent both the van and the site.  According to Centrelink data at the time of the 2001 Census, 51% of all caravan park residents in Fairfield were in receipt of a pension or benefit.  Close to a quarter were in receipt of the Aged Pension.  This suggests that caravan parks and manufactured home estates are providing affordable aged housing for lower income earners, mostly in single person households. 

According to 2006 Census data there were 230 caravans in Fairfield in which people were living permanently (not necessarily all in caravan parks
 or manufactured home estates), while 2006 Centrelink data shows 27 people living in caravan accommodation in Fairfield and in receipt of a pension or benefit.  Additional information about caravan park accommodation and residents is included in the attached fact sheet.  It raises questions about the long term suitability of this kind of accommodation for older residents, particularly frail aged, people with mobility problems and a range of disabilities.
Boarding Houses

According to a 1995 report by the former Office of Housing Policy, Fairfield had one boarding house with eight rooms.  A subsequent study in 1998 of boarding houses in four inner Sydney LGA’s (North Sydney, South Sydney, Leichhardt and Burwood) indicated that boarding house accommodation was declining at the rate of 7 – 8% per annum.  This is a trend that is being experienced in other states of Australia.  
Boarding or rooming house accommodation has traditionally provided affordable private rental housing predominantly to single people on low incomes.  There are a range of models but essentially boarding houses provide individual bedrooms and some shared facilities. There is plenty of demand for boarding house accommodation, including from students and lower income and key workers, but much of the remaining stock is old, small in scale and not suited to the needs of residents.  More recent boarding house developments tend to be more self-contained accommodation, with fewer shared facilities.  Providing more self contained accommodation makes boarding houses a more viable long term housing option and reduces the potential for tension and conflict in communal areas.  New boarding house development would assist in meeting some of the housing needs of single people on lower incomes currently struggling in the private rental market in Fairfield.
Additional information about boarding house accommodation and residents is included in the attached fact sheet.  New boarding house development would assist in meeting some of the housing needs of single people on lower incomes currently struggling in the private rental market in Fairfield.  
Housing Diversity
It is noted that at the 2001 Census, 6.8% of dwellings in the private rental market in Fairfield had one bedroom (compared with 4.1% in Liverpool) and 38.1% had two bedrooms, giving a total of 44.9% with one or two bedrooms. Fairfield had 54.7% of private rental stock as three (or larger) bedroom dwellings (this compares to 58.2% in Liverpool).  Middle and inner ring local government areas tend to have more one and two bedroom stock and less three bedroom stock than outer ring local government areas (for example North Sydney had 19.5% of private rental stock as three (or larger) bedroom dwellings, 18.6% in Waverley and 23.1% in Mosman, with 32.3% of private rental stock are three or more bedrooms in Parramatta, 35.4% in Kogarah and 30.7% in Warringah).  Fairfield has a relatively small proportion of stock in the private rental market with limited diversity in housing type and configuration.  There is a need for more one bedroom and smaller stock to meet the needs of residents throughout the housing life cycle.  Some more information about what councils are doing to encourage housing diversity is included in the attached explanatory notes.
Rental Affordability 
The proportion of properties in the private rental market in Fairfield that is theoretically affordable
 to households on the 40th percentile of median income
 was 68.6% at December 2007, well down from 88.9% at December 2005.  At December 2007 the average proportion of affordable rental housing in the GMR was 36.4%, so Fairfield is theoretically significantly more affordable than the average for Sydney.  By comparison Liverpool had 53.6% affordable rental at December 2007.  However, not all affordable private rental housing is occupied by lower and moderate income earners, as the attached explanatory notes and fact sheets explain.  The explanatory notes also give more detailed information about rental housing affordability.  The fact that so many CRA recipients and low and moderate income renters are in housing stress shows that there is not sufficient affordable rental housing in Fairfield to meet demand.
The chart below shows the difference in median rental levels between Liverpool and Fairfield over the period from September 2002 to March 2006.  In both LGA’s, median rents have seen relatively small increases over this period, with Liverpool continuing to rise over the last quarter to March 2006, while median rents in Fairfield fell over the last two quarters to March 2006.


At December 2007, median rents for one bedroom dwellings in Fairfield had increased by 14.3% to $160 per week, two bedrooms increased by 17.6% to $200 per week, three bedrooms increased by 16.7% to $280 per week and four plus bedrooms were up 25% to $350 per week. After a long period of stable or very slow increases in rental levels, clearly median rental levels have increased dramatically in the last 18 months in Fairfield, and this is generally true across the GMR.  Rental levels in Fairfield at December 2007 are lower than Liverpool ($168 for one bedroom, $225 for two, $310 for three and $378 for four plus). 

According to the Real Estate Institute of NSW, the vacancy rate for outer ring local government areas was 0.9% at June 2008, down from 1.1% in January.  Vacancy rates have been tight across Sydney for some time.  This is a key factor in the recent significant increase in median rental levels.

The attached explanatory notes give additional information on broader housing trends in rental and home purchase in NSW.  In the last 12 months newly adjusted rents rose by an average of 13% in Sydney, more than at any time since 1990
.  Further increases are expected because of growing demand and insufficient supply.
Private Purchase
At December 2007, the proportion of dwellings affordable for purchase to households at the 40th percentile of median income
 was 12.9% in Fairfield (compared to 1.8% in the GMR at June 2007 and 5.6% in Liverpool).  While Fairfield is more affordable than the average for Sydney, Fairfield still has a low proportion of housing that is affordable for lower income earners and the proportion has declined from 23.8% in June 2001.  Even though Fairfield has a higher proportion of dwellings affordable for purchase for lower income earners than the average for the GMR, it is worth reiterating that not all housing affordable for purchase is necessarily purchased by lower income earners. 
From the 2006 Census, the proportion of low and moderate income households in Fairfield who are purchasing and are in housing stress is 65%.  This is an increase of over 3,580 households or 17.5% from the 2001 Census.  In fact, there is only one LGA with a higher increase in the number of low and moderate income purchasers in housing stress between 2001 and 2006 in the whole of NSW than Fairfield and that is Blacktown. Fairfield has a significantly higher proportion of low and moderate income households purchasing and in housing stress than the average for the GMR (56%) but is lower than Liverpool with 69%.  
The explanatory notes provide more detail about housing purchase affordability issues.

The chart below shows the median purchase price for Liverpool and Fairfield LGAs over the period from March 2001 to March 2006.  Generally, sales prices increased between March 2001 and March 2004, and have subsequently eased, with prices falling slightly in Fairfield over the last couple of quarters, while prices in Liverpool increased again over the last quarter to March 2006. 


At December 2007 the median sales price in Fairfield (for all dwellings) was $320,000, with no increase in the last twelve months.  The median sales price in Liverpool at December 2007 was $345,000, with a 3.7% fall in the last twelve months.  This is typical of outer ring local government areas, with very few experiencing any increase in median purchase price in the last 12 months, while many middle and inner ring areas are experiencing small increases in median sales price and rental increases across Sydney have been significant.
Social Housing

There are currently around 5,467 social housing dwellings in Fairfield, with 4,664 public housing dwellings, 55 Aboriginal Housing Office properties with a further 23 managed by indigenous housing providers, and 725 community housing properties, of which 159 are head leased in the private rental market for people eligible for public housing. Public housing represents 7.5% of all housing in Fairfield which is above the average of 4.8% for the GMR.  

Currently, 55% of public housing tenants in Fairfield are aged over 55 (compared with 53% in public housing across the GMR) and 32% are Aged Pensioners (compared with 30% in the GMR); 40% are single person households (compared with 54%) and 16% are single parent households (compared with 16% in public housing across the GMR).

Key Issues
In Fairfield key housing issues for the community include:

· Vacancy rates are very low and tightening, rents are rising strongly, demand is increasing and more people are in housing stress.  There is a need to increase the supply of rental accommodation in Fairfield and in particular to increase the supply of affordable rental housing.

· The need for more diversity of housing stock, particularly including one bedroom stock, studio dwellings and boarding house type accommodation to meet the needs of single person households, especially lower income earners in the private rental market.  The fact that the majority of CRA recipients in housing stress are single person households further demonstrates the need.  More purpose built aged housing, including accessory dwellings or granny flats, particularly targeted to lower income earners is required to meet the housing needs of older lower income Fairfield residents.
· The number of low and moderate income earners in housing stress in the private rental market indicates that (despite the apparent relative affordability of rental housing) there is insufficient affordable rental housing to meet the needs of current Fairfield residents.  Fairfield has a very high number of CRA recipients in housing stress and the fact that well over half of all low and moderate income earners renting in the private rental market in Fairfield are in housing stress is another strong indicator of the lack of affordable rental housing available to meet the needs of Fairfield residents.

· In order to encourage new, more self-contained boarding house style accommodation, a key issue is ensuring boarding house development is economically viable through appropriate zoning and permissible floor space ratios.  Generally boarding house development is restricted to medium density residential zones and is unlikely to be the highest and best use or able to compete with residential flat or town house development.  Council could consider providing a bonus FSR for boarding house style development in such zones to make it more competitive and encourage the provision of more affordable accommodation for single people.  This would help to meet some of the housing need of single lower income earners currently struggling in the private rental market in Fairfield.
· The difficulty of purchasing housing in Fairfield for lower income earners shows the lack of affordable housing opportunities, which is also partly a reflection of the relative lack of diversity of housing stock.  The fact that 65% of low and moderate income purchasers are in housing stress and that Fairfield had the second highest increase in the number of low and moderate income purchasers between 2001 and 2006 in housing stress is significant.  

· There are a number of people living permanently in caravan accommodation in Fairfield. This provides further evidence that there is insufficient affordable housing for rental and for purchase to meet local needs.  

· It is also important to ensure a proportion of adaptable housing to enable residents to age in place and that there is sufficient well located and appropriate housing (with good access to services and facilities) to meet the needs of older residents.

More information on what can be done about these issues is included in the attached explanatory notes and fact sheets.
� http:/www.smh.comau/news/national/caught-out-by-an-ruban-time-bomb/2008/03/10/120…


� "Low income" households are those whose income is under 80% of the median household income.





� "Moderate income" households are those whose income is between 80% and 120% of the median household income.





� Prior to the 2006 Census, occupied caravans at roadside parking areas or on open land were classified as sleepers-out for the variable Dwelling Structure.  For the 2006 Census, Caravans on roadsides/open land are treated as same as caravans in caravan parks.


� Based on 30% of income


� Median income for metropolitan residents


� Ross Gittens, Sydney Morning Herald, February 20, 2008 “Rents will rise regardless of rates”


� Based on 30% of income 
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